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Application Team 
 
Planner: 
Plan 4 Land, LLC 
Joe Clase, AICP 
1 South Harrison Street, P.O. Box 306 
Ashley, Ohio 43003 
(740) 413-4084 phone 
joe@plan4land.net  
www.plan4land.net  
 
Owner’s Legal Counsel: 
Manos, Martin & Pergram Co., LPA 
Stephen D. Martin, Esq. 
50 North Sandusky Street 
Delaware, Ohio 43015-1926 
740-363-1313, Ext. 204 phone 
smartin@mmpdlaw.com  
www.mmpdlaw.com  
 
Surveyor: 
Blue Church Surveys 
Steven Newell, PS 
Marengo, Ohio 43334 
(419) 508-0951 phone 
bluechurchsurveys@gmail.com  
 

Civil Engineer: 
Brack Engineering  
Nathan Harrington, P.E. 
5659 Greystone Lane 
Hilliard, Ohio 43026 
(614) 506-3662 phone 
nharrington@brackeng.com 
 
Soil Scientist: 
Smart Services 
Mitch Strain, SPSS 
88 West Church Street 
Newark, Ohio 43055 
(740) 345-4700 phone 
mstrain@smartservices-inc.com 
www.smartservices-inc.com  
 
Traffic Engineer: 
Carpenter Marty Transportation 
Drew Laurent, AICP 
6612 Singletree Drive 
Columbus, Ohio 43229 
(614) 656-2421 phone 
dlaurent@cmtran.com  
www.cmtran.com  

 

Applicability 
The following zoning text shall apply to 36.830 acres of the Avasar LLC property as the 
approved Planned Commercial and Office District (PCD) restrictions, as described in the legal 
description labeled Exhibit 1 (pg. 37)and the 36.830 acres highlighted on the survey exhibit 
labeled Exhibit 2 (pg. 40). 
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Development Text 
The following text represents the current Planned Commercial and Office District standards of 
the Concord Township Zoning Resolution, per Article XIX and the applicant’s 
acknowledgements and commitments to the standards follows text in boxed text. 
 
Section 19.01 - Purpose 
The Township recognizing that with increased urbanization and population growth comes 
increased demands for well organized commercial areas to provide employment, goods and 
services to area residents as well as to provide a balanced economy within the Township hereby 
provides for the Planned Commercial and Office District, intending hereby to promote the 
variety and flexibility of land development for commercial purposes that are necessary to meet 
these demands while still preserving and enhancing the health and safety of the inhabitants of 
Concord Township. 
 
The proposed development is in keeping with the purpose of the proposed district. The subject 
property consumes 36.830 acres, being a portion of parcel number 500-320-02-016-000 and 500-
320-02-017-000 in Concord Township, Delaware County, Ohio. The property address is 4910 
State Route 257 South, Delaware, Ohio 43015. The site is located in Zone X (Area of Minimal 
Flood Hazard) on FIRM Panel No. 39041C0210L dated 12/20/2023. The following location map 
is for reference. Existing conditions are highlighted in Exhibit 10 (pg. 67). A complete 
description of the location and boundary of the subject 36.830 acre is highlighted in the legal 
description labeled Exhibit 1 (pg. 37)and the survey exhibit labeled Exhibit 2 (pg. 40). 
Location Map 
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Compliance with Comprehensive Plan 
The Concord Township Comprehensive Land Use Plan, amended October 13, 2021, area 
properties out as “42 Corridor Overlay” and recommends limited commercial and office 
development as centralized sewer becomes available.  The plan also calls for such non-
residential development to be directed toward existing intersections and encouraging multi-
tenant planned developments. 
 
The proposed use will provide a viable economic use of the existing infrastructure on this 
property today and provide for a future development opportunity on adjacent properties in 
keeping with the comprehensive plan. 
 
Section 19.02 - Application 
The provisions of this article of the Zoning Resolution may be applied only to lands of the 
Township that have been approved for a zoning map amendment to PCD. An owner of the land 
in the township that is served by centralized water and sanitary sewer may submit an application 
of change to PCD zoning under the provisions of this Article. The action of the Township upon 
an application processed pursuant to this section shall be considered a legislative act, subject to 
referendum. 
 
In keeping with other approvals for the PCD within Concord Township, the proposed use has 
public water, as evidenced in the water capacity study labeled Exhibit 7 (pg. 60) and will utilize 
a commercial septic system until such time that sanitary sewer is extended to this site.  The 
proposed use does not demand the need for sanitary sewer at this time, as evidenced in Exhibit 6 
(pg. 52) attached herein. 
 
Section 19.03 – Permitted Use(s) 
Within the Planned Commercial and Office District (PCD), the following uses, developed in 
strict compliance with the approved development plan and standards, shall be permitted. The 
precise use or type of use of the tract shall be specified in the plan as submitted and approved. 
 

a) Commercial and office establishments of all types developed and maintained within an 
organized development of associated commercial activities in accordance with the 
approved development plan. 
 
Commercial Establishment Permitted 
Emerald Farm Inc. will include a banquet facility and hospitality center to allow for 
private reservations for banquet events (limited to weddings) in conjunction with 
agriculture and agritourism activities on this property.  Event capacity will average 150 to 
200 attendees with a capacity of 300 guests.   

 
Agricultural and Agritourism Activity Permitted 
All uses specified herein other than the banquet facility and hospitality center are 
permitted in accordance with Ohio Revised Code (ORC) §519.01 as “agriculture”. 
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The Emerald Farm may repurpose pastures for production crops, vineyards, lavender 
fields, vegetable gardens and other horticultural production. This may include agriculture 
and agritourism activities, in accordance with Ohio Revised Code (ORC) §519, including 
but not limited to: 
 
• Production of flowers, fruits and other field crops, including horticulture for 

marketing and events; 
• Viticulture activities; 
• Converting pasture space to apple and pear orchards for commercial production; 
• Five (5) foot wide paths constructed around the site where visitors can enjoy farm 

activities and farm fresh produce during events; 
• Fish farming in on-site ponds; 
• Sale of fruits, flowers and other horticultural produce; and 
• Other minor tourism activities focused on agriculture, consistent with the uses 

identified on the development plan and in the narrative text of such. 
 
Any such “agriculturally exempt” uses will require prior submission highlighting the 
description of use and improvements to the Concord Township Zoning Inspector to 
obtain an agricultural zoning certificate before any change in use is permitted. 
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Permitted Use and Standards by Building 
The following chart outlines permitted uses, required setbacks and other restrictions 
applicable to each commercial building permitted in the proposed development. 
 

Buildings Maximum 
Sq. Ft. 

Minimum 
Setbacks Permitted Use 

Building I - Banquet Barn  
      (70’ x 180’banquet area, 32’ 

x 72’ entry area and two (2) 
8’ x 20’ areas including 
restrooms) 

15,224 sq. ft. 
F = 600 ft. 
S = 200 ft. 
R = 900 ft. 

Wedding Event Gathering 
Space, Restrooms & 

Changing Rooms 

Building II – Office & Wedding 
Preparation 
      (existing house) 

3,150 sq. ft. 
F = 1,000 ft. 
S = 200 ft. 
R = 600 ft. 

Office for business activities 
relative to Emerald Farm, 

restrooms, and preparatory 
area for up to 12 people 

(wedding party) 

Building III – Service Barn  
      (20’ x 70’) 1,400 sq. ft. 

F = 1,000 ft. 
S = 500 ft. 
R = 700 ft. 

Storage of property 
maintenance equipment, 

restrooms, gathering space, 
supplies and property 

maintenance equipment. 

Building IV – Prep Kitchen  
      (24’ x 30’) 720 sq. ft. 

F = 550 ft. 
S = 200 ft. 

R = 1,000 ft. 

Area for prep and preparing 
food before after it is cooked 

and before it is served to 
customers. 

Building V – Banquet Storage  
      (24’ x 30’) 720 sq. ft. 

F = 800 ft. 
S = 200 ft. 
R = 850 ft. 

Storage of tables, chairs, 
decorations, linens and other 

non-food supplies for the 
banquet facility. 

Bold buildings are pre-existing on-site and italics buildings are proposed. 
F = Front Setback (measured from centerline of State Route 257 South). 
S = Side Setback (measured from nearest property line). 
R = Rear Setback (measured from rear of the property, opposite of State Route 257 South). 
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Permitted Land Use by Subarea 
The following is a descriptive summary of subareas delineated on Sheet 3 (pg. 30) of the 
development plan with specific permitted uses limiting use in each area: 
Subarea Summary Estimated Area Permitted Use 

   Area “A” 

Banquet Facility “I”, Prep 
Kitchen “IV” and Banquet 

Storage “V” and surrounding 
entrance and service areas. 

5.5 acres 

This area will be used for wedding 
events. All activities shall maintain a 

minimum 100-foot setback from 
neighboring residential properties and 

shall otherwise comply with the 
standards of this development text and 
the regulations of Concord Township, 

including noise ordinances. 
Includes parking for vendors, 

employees, accessible parking, 
retention pond and dumpster pad. 

   Area “B” Parking Lot 1.0 acres 

This area shall provide parking with 
100 designated spaces designed to 

comply with the Concord Township 
Zoning Resolution and compliant with 

standards of the Concord Township 
Fire Department. 

   Area “C” Agricultural Area 14.5 acres 

Dedicated to grass pastures and 
agriculturally exempt uses, after 

certification of such by the Concord 
Township Zoning Inspector. 

   Area “D” Wooded Preserve and 
property entrance drive. 12.0 acres 

This area will be for growth and 
production of existing woodland, 

while providing a scenic corridor for 
installation of the proposed entrance. 

   Area “E” 
Offices, Wedding Preparation 
in “Building II” and “Service 

Barn III”. 
3.5 acres 

This area will be maintained with the 
appearance of a single-family house 
and red barn with surrounding grass 

lawn, including outdoor wedding 
event space.  

Uses are limited to those specifically identified herein. All other uses shall be considered prohibited, 
exempt that agriculturally exempt uses may be located in any area, after certification of such by the 
Concord Township Zoning Inspector. 
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b) Community facilities such as libraries, offices or educational facilities operated by a 

public agency or government. 
 
This use will not be permitted in this approved PCD. 
 

c) Commercial establishments normally associated with and intended to service the  
traveling public with motels, service stations, restaurants, travel trailer parks and 
overnight parking or any other allied activity. 
 
This use will not be permitted in this approved PCD. 
 

d) Hospitals, medical facilities, nursing homes and convalescence homes. 
 
This use will not be permitted in this approved PCD. 
 

e) Medical, dental, optical, and psychological services. 
 
This use will not be permitted in this approved PCD. 
 

f) Kindergarten or child care facilities. 
 
This use will not be permitted in this approved PCD. 
 

g) Other Commercial ventures not provided by this or other sections of this Resolution if 
approved as part of the plan. 
 
Uses not specifically listed herein will not be permitted in this approved PCD. 
 

h) Wholesale Business, storage and warehouse. 
 
This use will not be permitted in this approved PCD. 
 

i) Multi-Family structures or residences, when the same are specifically designed as part of 
the architecture of the structure in a village setting. All living units constructed within 
this district shall contain the following minimum floor space, to wit: 

One (1) bedroom unit   800 sq. ft. 
Two (2) bedroom unit   950 sq. ft. 
Three (3) or more bedroom units  1,000 sq. ft. 

Customary Home Occupations, which are clearly incidental and secondary to residential 
use, conducted by the resident of a permitted dwelling are subject to the requirements of 
Section 21.12. 
 
This use will not be permitted in this approved PCD. 
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j) Temporary structures such as mobile offices and temporary buildings of a nonresidential 
character may be used incident to construction work on the premises, or on adjacent 
public projects, or during a period while the permanent structure is being constructed. 
The user of said structure shall obtain a permit for such temporary use, which permit shall 
be valid for six (6) months and may be renewed not more than twice. Renewal of the 
permit shall be at the discretion of the Zoning Inspector on finding of reasonable progress 
toward completion of the permanent structure or project. The Zoning Inspector may 
require provisions for sanitary waste disposal, solid waste disposal and water supply, as 
he/she deems necessary. The fees for such permit and renewals thereof shall be 
established by the Township Trustees. Said temporary structure shall be removed not 
later than ten (10) days after expiration of said permit. No temporary structure shall be 
occupied as a residence. 
 
This use will not be permitted in this approved PCD. 

 
Section 19.04 – Reserved for Future Use 

 
Section 19.05 – Prohibited Use(s) 
 

a) Any use not specifically authorized by the express terms of this article of the Zoning 
Resolution shall be prohibited. 
 

b) Outdoor storage of inoperable, unlicensed or unused motor vehicles for a period 
exceeding seven (7) days is prohibited. Said vehicles, if stored on the premises, shall be 
enclosed within a building so as not to be visible from any adjoining property or public 
road. This prohibition shall not apply to new or used motor vehicles stored or displayed 
pursuant to a legal sales or repair activity if such activities are carried out in compliance 
with the approved plan. 
 

c) Except as provided in the plan of development, not trailer, boat, motor home nor 
equipment of any type shall be parked in front of the front building line on any lot within 
this district. If a structure is located on the lot the building line shall be considered to be 
the front wall of the structure even if said structure is located behind the minimum 
building line established by this Resolution, the restrictions in the plat or deed or the 
development plan. 
 

d) Except as specifically permitted in Section 19.030, or in the approved development plan, 
no mobile home or mobile office structure shall be placed or occupied in this district. 
Modular structures in compliance with the Ohio Building Code of Ohio and designed for 
placement on a permanent foundation are acceptable. 
 
Those uses listed in Section 19.05 shall be prohibited along with all uses not specifically 
listed as permitted in this approved PCD. 
 
 



Planned Commercial & Office District (PCD) Development Plan (October 23, 2024) Page 11 
The Emerald Farm (Avasar), 4910 State Route 257 South, Delaware, Ohio 43015 

Section 19.06 – Procedure 
In addition to any other procedures set out in this Resolution, all applications for amendments to 
the zoning map to rezone lots to this PCD district shall follow the procedures hereinafter set 
forth: 
 

a) Application - The owner(s) or lessee(s) of a lot(s) within the Township may request that 
the zoning map be amended to include such lots in the Planned Commercial and Office 
District in accordance with the provisions of this Resolution. 
 
The applicant is submitting the “property”, herein defined, for consideration of a zoning 
change from FR-1 to a Planned Commercial and Office District (PCD). 
 

b) The applicant is encouraged to engage in informal consultations with the Zoning 
Commission and the County Regional Planning Commission prior to formal submission 
of a development plan and request for an amendment of the zoning map, it being 
understood that no statement by officials of the Township or the Regional Planning 
Commission shall be binding upon either. 
 
The applicant has met with the Delaware County Regional Planning Commission and the 
Zoning Commission prior to application to discuss this proposal on numerous occasions. 
 

c) Development Plan - Ten (10) copies of the development plan shall be submitted with the 
application, which plan shall include in text and map form: 

 
1) The proposed boundaries, size and location of the Planned Commercial and Office 

District drawn to scale. 
 
The “property” described is 36.83-acre as described by legal notice in Exhibit 1 (pg. 
37) and by scaled survey exhibit in Exhibit 2 (pg. 40). 
 

2) The general development character of the lots including the limitations or controls to 
be placed on all uses with lot sizes, minimum setback requirements, structure location 
and other development features including landscape. 
 
The development character is consistent with existing structures onsite and in the 
area. It will be compliant with the development plan, including the following specific 
limitations: 
 
On-site Employees 
The Emerald Farm will employ up to three (3) full-time employees and up to three (3) 
parttime employees who may report to work onsite.  Full-time employee roles will be 
(a) sales manager, (b) property manager, and (c) maintenance worker.  Part-time 
employees will assist in these roles. 
 



Planned Commercial & Office District (PCD) Development Plan (October 23, 2024) Page 12 
The Emerald Farm (Avasar), 4910 State Route 257 South, Delaware, Ohio 43015 

Any other activities, including food service will be performed by outside vendors.  It 
is expected that an additional five (5) to six (6) vendors may be onsite at any time 
during regular hours of operation to prepare for and cater to events.  Vendors may 
offer valet service on occasion with vehicles being parked in the shared lot.  Staff, 
vendor, and accessible parking will be located directly adjacent to the main facility. 
 
Hours of Operation 
Events will be held between 9:00 a.m. and 10:00 p.m., with outdoor activities limited 
after dusk.  Proposed events will be held seasonally, in accordance with demand.  
Traditionally, eighty percent (80%) of events are held between May and September, 
when weather permits outside activities. The other twenty percent (20%) are held 
between October and December prior to winter weather and activities will not be 
regularly scheduled between January and April.   
 
The property manager will also act as a security officer and be responsible for 
maintaining a 24-hour, 7 day a week security system with cameras monitoring all 
entrances, exits and areas of regular activity.  All guests will only be permitted during 
the hours mentioned herein.  All guests will be asked to leave prior to 10:00 p.m. and 
any staff and vendors may be onsite for up to one (1) hour after close to clean and 
secure the facility.   
 
Signs shall be posted to make guests aware of the Concord Township Noise 
Resolution and applicable standards to ensure it is enforceable by the owner and 
proper authorities.  Guests observed violation of the hours of operation and Concord 
Township Noise Resolution will be asked to leave, if they are not willing to comply. 
The Delaware County Sherriff’s Office indicated they have authority to cite 
individuals if they do not comply or fail to leave the site when asked. 
 

3) Architectural design criteria for all structures and criteria for proposed signs with 
proposed control procedures. 
 
The proposed development will include agricultural-looking structures which are 
primarily pole barn construction with steel roofing and wood or steel siding, as 
highlighted in the development plan. 
 

4) The proposed provisions for water, sanitary sewer and surface drainage with 
engineering feasibility studies or other evidence of reasonableness. 
 
The site will be served by an onsite septic treatment system and Del-Co Water. 

 
Projected Wastewater Treatment 
Soil tests for soil suitability have been completed in February 2024 by Smart 
Services, as evidenced in Exhibit 6 (pg. 52). In accordance with typical business 
activities highlighted in OAC 3745-42-05 regarding design flow and waste strength 
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requirements for treatment works sized for one hundred thousand gallons per day or 
less, the following highlights the projected wastewater treatment demand. 
 
The Delaware Public Health District has reviewed and approved project feasibility, in 
accordance with the presented development plan, as evidenced in Exhibit 6 (pg. 52). 
 
Water Service 
Water service will be extended from existing Del-Co Water main on State Route 257 
South with the driveway construction.  A water pressure study was conducted and 
included with this package as Exhibit 7 (pg. 60), to demonstrate water supply 
available for potential fire suppression for the main facility and supporting fire 
hydrants, as required by the Concord Township Fire Department during engineering 
plan review. 
 

5) The proposed traffic patterns showing public and private streets and other 
transportation facilities, including their relationship to existing conditions, 
topographically and otherwise. 
 
To facilitate occasional events, the proposed change of use will include new access to 
State Route 257 South where the property has suitable road frontage.  All traffic for 
the proposed commercial use will utilize the new proposed driveway with direct 
access to State Route 257.   
 
The gated access from the existing Common Access Driveway (CAD) to the 
“property” will only be used for emergency access and occasional maintence in 
regard to the proposed use, as requested by the Concord Township Fire Department in 
Exhibit 8 (pg. 61).  No vendor or customer traffic will be permitted on the CAD.  The 
owner will record and implement the maintenance agreement, included in Exhibit 5 
(pg. 47) herein. Avasar commits with approval of this PCD that the CAD will be 
improved prior to change of use in conformance with the plans highlighted in Exhibit 
8 (pg. 61).  Likewise, the new driveway will provide emergency access for all 
existing residences on the existing CAD by allowing access to the new commercial 
driveway.  
 
The applicant has engaged Carpenter Marty Transportation to seek ODOT support for 
the new access location, as demonstrated in Exhibit 11 (pg. 71).  ODOT District VI 
reviewers indicated that the new driveway permit may be issued after this parcel is 
split off separate from the existing common access driveway, as they do not allow for 
more than one entrance to parcels along State Route 257 South. 
 
Parking 
Parking will be provided in a paved lot.  The parking lot will contain 100 parking 
spaces being ten (10) feet wide and twenty (20) feet deep with 25 wide drive aisles as 
depicted on the development plan.  Additional parking will be provided around 
Building “I” for accessible parking spaces and spaces for vendors and employees. 
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6) The relationship of the proposed development to existing and probable uses of 

surrounding areas during the development timetable. Include a list of owners and 
addresses whose property is contiguous to and directly across from the applicant's 
property according to the most recent County Auditor's tax list. 
 
The current property owner is: 
 
AVASAR LLC 
4910 STATE ROUTE 257 S 
DELAWARE, OH 43015 
 
An aerial photograph of the surrounding area was included with Sheet 1 (pg. 28) of 
the development plan and labels for neighboring property owners is included in 
Exhibit 4 (pg. 46) and as listed here: 
 
ADJACENT PROPERTY OWNERS:
 
ROBIN & ROBERT HARRIMAN 
4890 STATE ROUTE 257 S 
DELAWARE, OH 43015 
 
JOHNNY A. & JAMES A. STOYCHEFF 
4902 STATE ROUTE 257 S 
DELAWARE, OH 43015 
 
NANCY K. KRUEGER 
4908 STATE ROUTE 257 S 
DELAWARE, OH 43015 
 
DAVID J. & MELISSA D. HAWK 
4916 STATE ROUTE 257 S 
DELAWARE, OH 43015 
 
BRETT S. & TERRI M. ALLEN 
4920 STATE ROUTE 257 S 
DELAWARE, OH 43015 
 
PEIRSOL FAMILY PARTNERSHIP 
4474 FRY ROAD 
OSTRANDER, OH 43061 
 
CHARLES E. OWENS 
5244 THOMPSON LANE 
DELAWARE, OH 43015 
 
CODY D. BALL 
5210 THOMPSON LANE 
DELAWARE, OH 43015 
 
PHILLIP M. STOWERS 
5182 THOMPSON LANE 
DELAWARE, OH 43015 

 
GILLMAN L. R. A. PARKS 
5164 THOMPSON LANE 
DELAWARE, OH 43015 
 
JOHN R. & RHONDA L. MILLER 
5120 THOMPSON LANE 
DELAWARE, OH 43015 
 
AMY I. & STEVEN W. ROHRER 
5100 THOMPSON LANE 
DELAWARE, OH 43015 
 
COREY & SARAH GANTT 
5109 THOMPSON LANE 
DELAWARE, OH 43015 
 
BELLPOINT UNITED METHODIST 
CHURCH 
5092 STATE ROUTE 257 S 
DELAWARE, OH 43015 
 
BELLPOINT UNITED METHODIST 
CHURCH 
5303 STATE ROUTE 257 S 
DELAWARE, OH 43015 
 
MICHAEL LEE ALBERTINI 
4994 STATE ROUTE 257 S 
DELAWARE, OH 43015 
 
ROBERT W. HARRIMAN 
4952 STATE ROUTE 257 S 
DELAWARE, OH 43015 



 
7) The proposed size, location and use of parks and other public facility sites, if any, and 

their proposed ownership. 
 
No parks or public facility sites are proposed. 
 

8) The proposed time schedule for development of the site including streets, buildings, 
utilities and other facilities. 
 
After zoning approval, engineering plans will be presented to necessary county and 
state agencies for approval, prior to construction.  It is expected that plan approval 
and permitting will take 4 to 6 months and construction will follow with another 4 to 
6 months.   
 

9) If the proposed timetable for development includes developing the land in phases all 
phases to be developed after the first, which in no event shall be less than five (5) 
acres or the whole tract (whichever is smaller), shall be fully described in text form in 
a manner calculated to give township officials definitive guidelines for approval of 
future pleases. 
 
All grading will be completed in a single phase and building construction will 
commence within two (2) years of rezoning approval and be completed entirely 
within five (5) years of rezoning approval.  It is estimated that construction will take 2 
to 3 months to complete after grading and utility plans are approved by Delaware 
County, so it is likely to be complete within one (1) year. 
 

10) The ability of the applicant to carry forth his/her plan by control of the land and the 
engineering feasibility of the plan. If the applicant is not the owner, the applicant 
must have written authorization from the owner. 
 
The applicant owns the property and improvements will be funded by the applicant.  
The property deed is included as Exhibit 3 (pg. 41) herein.  If additional evidence of 
financing is requested, it may be provided.  Actual bids for construction will be 
secured after the plans are approved. 
 

11) Specific statements of divergence from the development standards in Article XXI or 
existing county regulations or standards and the justification, therefore. Unless a 
variation from these development standards is specifically approved, the same shall 
be complied with. 
 
The only divergence being requested with this application is from Section 19.06(g). 
The applicant requests the ability to split the proposed PCD lot after approval and 
prior to occupancy through the traditional lot split process with a recorded common 
access maintenance agreement and does not feel that a plat is necessary, nor should 
be required. 
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12) Evidence of the applicant's ability to post a bond if the plan is approved ensuring 

completion of public service facilities to be constructed within the project by the 
developer. 
 
No public service facilities are proposed in this development. 

 
d) Criteria for Approval – In approving an application for a Planned Commercial and Office 

District, the reviewing authorities shall determine: 
 

1) If the proposed development is consistent in all respects with the purpose, intent and 
general standards of this Zoning Resolution. 

 
2) If the proposed development is in conformity with the comprehensive plan or portion 

thereof as it may apply. 
 
3) If the proposed development advances the general welfare of the township and the 

immediate vicinity. 
 

e) Effect of Approval - The Development Plan as recommended for approval by the Zoning 
Commission and approved by the Township Trustees shall constitute an amendment to 
the Zoning Resolution as it applies to the lands included in the approved amendment. The 
approval shall be for a period of three (3) years to allow the preparation of plats required 
by the Subdivision Regulations of Delaware County, Ohio.  
 
Where the land is to be developed in pleases, plans for pleases subsequent to the first 
phase shall be submitted in accordance with the timetable in the approved development 
plan. Unless the required plats are property recorded and work on said development 
commenced within three (3) years, the approval shall be voided and the land shall 
automatically revert to the previous District unless the application for time extension is 
timely submitted and approved. 
 

f) Extension of Time or Modification - An extension of the time limit as a modification of 
the approved development plan may be recommended by the Zoning Commission and 
approved by the Township Trustees. Such approval shall be given only upon a finding of 
the purpose and necessity for such change or extension and evidence of reasonable effort 
toward the accomplishment of file original development plan, and that such extension or 
modification is not in conflict with the general health, welfare and safety of the public or 
development standards of the district. No extension of time shalJ be granted except on 
application filed with file Township Zoning Inspector not later than ninety (90) days 
before the expiration of the three (3) year period prescribed in Section 19.06 (d) as 
hereinbefore set forth. 
 

g) Plat Required - In the Planned Commercial and Office District (PCD), no use shall be 
established or changed, and no structure shall be constructed or altered until the required 
subdivision plat has been prepared and recorded in accordance with the Subdivision 
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Regulations for Delaware County, Ohio, and this Resolution. The subdivision plat shall 
be in accord with the approved development plan and shall include: 
 
1) Site arrangement, including building setback lines and space to be built upon within 

the site; water, fire hydrants, sewer, all underground public utility installations, 
including sanitary sewers, surface drainage and waste disposal facilities; easements, 
access points to public right-of-way, parking areas and pedestrian ways; and land 
reserved for nonhighway service use with indication of the nature of such use. 
 

2) Deed restrictions, covenants, easements and encumbrances to be used to control the 
use, development and maintenance of the land, the improvements thereon, and the 
activities of occupants, including those applicable to areas within the lot to be 
developed for nonresidential uses. 
 

3) In the event that any public service facilities not to be otherwise guaranteed by a 
public utility have not been constructed prior to recording of the plat, the owner of the 
project shall post a performance bond in favor of the appropriate public officers in a 
satisfactory amount ensuring expeditious completion of said facilities within one year 
after the recording of said plat. In no event, however, shall any zoning certificate be 
issued for any building or use until such time that the facilities for the phase in which 
the building or use is located are completed. 

 
h) Administration Review - All plats, construction drawings, restrictive covenants and other 

necessary documents shall be submitted to the Zoning Inspector or his/her designated 
technical advisors for administrative review to ensure substantial compliance with the 
development plan as approved. The Board of Trustees may, from time to time, establish 
fees to be deposited for each administrative review in order to defray the costs associated 
with such review. 
 

Section 19.07 – Development Standards 
In addition to any other provisions of this resolution, the following standards are required in this 
district: 
 

a) Setbacks: The physical relationship of the structure or use areas and their minimum yard 
spaces shall be developed in strict compliance with the development plan or the 
provisions of Article XXI unless a variance is approved. 
 
Proposed building setback from State Route 257 is a minimum of 400 feet from edge of 
the road right-of-way and a minimum of 100 feet from all other adjacent property lines, 
or as specifically restricted herein. 
 

b) Building Height Limits: No building or structure in this district shall exceed four (4) 
stories or forty-five (45) feet in height. See Section 21.02 for exceptions. 
 
All buildings will be in compliance with this stated restriction on building height as 
evidenced by the building profile illustrations on the development plan. 
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c) Building Dimensions: Buildings may contain such area of floor space as is approved in 

the development plan. 
 
Maximum permitted building dimensions are depicted herein on the development plan 
and within this text.  Strict compliance will be maintained. 
 
Proposed Improvements and Coverage  
The proposed property coverage is broken down as follows, with retained buildings in 
bold: 

LAND USE 
QUANTITY 

(SQ. FT.) 
QUANTITY 

(ACRES) 
PERCENTAGE 

OF TOTAL 
BUILDINGS 21,214 0.487 1.3% 
   Building I - Banquet Barn (70’ x 180’banquet 

area +32’ x 72’ service area + 8’ x 20’ x 2 
restrooms) 15,224  

 

   Building II - Offices & Hospitality (old house) 3,150   

   Building III - Service Barn (20’ x 70’) 1,400   

   Building IV – Prep Kitchen (24’ x 30’) 720   

   Building V – Banquet Storage (24’ x 30’) 720   

OTHER COVERAGE 170,206 3.907 10.6% 
   Driveways and Parking Areas 120,000   

   Sidewalks and Walkways 50,000   

   Dumpster Pad 200   

   Road Pavement 5.850   

OPEN SPACE 1,412,895 32.436 88.1% 
   Greenspace 1,396,055   

   Water Features 4,500   

TOTALS 1,604,315 36.830 100.0% 
 

d) Landscape: Article XIII applies. All yards, front, side and rear, shall be landscaped, and 
all organized open spaces or nonresidential use areas shall be landscaped. Such landscape 
plans shall be submitted with the subdivision plat and shall be subject to approval in the 
same manner required of the subdivision plat. 
 
Proposed landscaping will include sixty-five (65) large trees planted in accordance with 
the development plan. 
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STANDARDS PROPOSED COMPLIANCE 

Perimeter Landscape 
Requirements 

50% Winter Opacity + 70% Summer 
Opacity will be maintained on areas where 
the proposed rezoning abuts residential 
property. 

Property Perimeter Requirement 

The perimeter will be preserved consistent 
with the development plan in complete 
compliance with the PCD standards 
requiring green buffers.  The driveway 
entrance will at its closest be 15 feet from 
the neighboring residential property due 
to the existing ravine in that area.  
Evergreen landscaping will be added to 
ensure compliance with the 10-foot 
perimeter landscaping requirements, as 
specified on the plan. 

Vehicular Use Perimeter Pavement will be maintained in 
compliance with the code. 

Interior Landscape for Vehicular 
Use Areas (VUA) 

There is over 30,000 square feet of green 
space preserved within the VUA in the 
PCD boundary, well in excess of the 
requirement. The planting requirements 
with 1 tree / 30 feet and a 6 foot high earth 
mound will be added along the southern 
edge of the proposed PCD use of the 
property to demonstrate further 
compliance as highlighted on the 
development plan. 

Interior Landscape for Building 
Coverage 

This standard would require almost 500 
square feet of landscaping which is far 
exceeded by the plan. 

Minimum Trees 

The applicant is proposing to plant at least 
65 trees to demonstrate compliance with 
this standard.  The code appears to 
require 45 trees, or 1 tree for every 5,000 
sq. ft. of coverage, up to 50,000 sq. ft. + 1 
tree for every 4,000 sq. ft. of coverage over 
50,000 sq. ft. 

Landscaping for Service Structures 

The proposed dumpster will be fenced 
with privacy fence and surrounded by 
proposed trees and a gate to achieve 100% 
opacity 

Street Trees 
The proposal is to maintain existing 
vegetation along the roadway as to 
minimize any change in appearance. 

 



Planned Commercial & Office District (PCD) Development Plan (October 23, 2024) Page 23 
The Emerald Farm (Avasar), 4910 State Route 257 South, Delaware, Ohio 43015 

Commitment for tree replacement.  Any tree removed during construction 
will be replaced with additional trees onsite of a total equivalent trunk 
diameter at chest-height. 

 
All required trees to be planted will be at least two and a half (2.5) inches in 
trunk diameter at chest-height and will be planted in accordance with the 
following standards: 

 
 
The proposed 52 trees and any tree replacement will be a variety of one of the 
following species, or equivalent: 
 

i. Arborvitae (Thuja occidentalis)  
ii. Niobe Golden Weeping Willow (Salix alba ‘Niobe’) 

iii. Red Maple (Acer rubrum) 
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e) Site Development: To the maximum extent possible, all-natural drainage courses, 
vegetation, and contours in excess of six (6) percent shall be maintained. 
 
All natural drainage courses, vegetation, and contours in excess of (6) percent will be 
maintained in preparation of the grading improvement plans for this project. 
 

f) Parking: Off-street parking shall be provided at the time of construction of the main 
structure or building with adequate provisions for ingress and egress according to the 
development plan. In preparing and approving the parking plan, the provisions of Article 
XXI of this Resolution shall, when appropriate, be incorporated. 
 
The proposed facility will maintain adequate off-street parking for the proposed 
commercial use of the property.  The capacity of the proposed facility will be limited to 
300 guests and parking will be provided to ensure at least one parking space per three 
seats in accordance with public assembly requirements, the most pertinent standard.  A 
parking plan is provided demonstrating compliance with 100 parking spaces delineated. 
 

g) Signs: Except as provided under the provisions for home occupations or as controlled by 
Article XXII of this Resolution and except as recommended by the Zoning Commission 
and approved by the Trustees, no signs shall be permitted in this district except a 'For 
Sale" or 'For Rent or 'For Lease" sign advertising the lot on which the said sign is located. 
Such sign shall not exceed six (6) square feet in area on each of two (2) sides. The owner 
or developer of a subdivision or similar area may, upon the conditions and for the time 
period recommended by the Zoning Commission and approved by the Trustees, erect one 
sign not exceeding forty-eight (48) square feet in area on each of two (2) sides 
advertising said subdivision, development or lot for sale. 
 
The Emerald Farm will be identified with a “farm sign” in accordance with Section 
22.02(f) denoting the farm name and address.  This will be limited to one (1) sign along 
State Route 257 at the entrance, no larger than four (4) square feet per side, with no more 
than two (2) sides.  This sign will be pole mounted outside of the road right-of-way. No 
additional commercial signage is proposed with the PCD zoning. 
 

h) Construction and Maintenance of Improvements Within Right-of-Way: Unless otherwise 
specifically required by applicable law, the construction and maintenance of all 
improvements behind the curb line or the edge of pavement including but not limited to 
drainage improvements, landscape improvements, sidewalks and/or driveways 
approaches shall be the responsibility of the abutting property owner. 
 
The proposed development will comply. 
 

i) Performance Standards: All uses within this district shall be in compliance with the 
provisions of Article XXI, Section 21.11. 
 
The proposed use will comply. 
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Proposed Lighting 
Existing lighting will be maintained, and the following light fixtures will be added with at 
least a 15 foot setback from neighboring property lines, properly shielded and screened to 
ensure no light will penetrate or glare across property lines. 
 
Low voltage walkway lights will be limited to two (2) feet in height and downcast at a 
consistent spacing along pedestrian corridors between the facility and parking lot. 
 

 
 
Parking and driveway lights will be limited to eight (8) feet in height and downcast.  The 
following fixtures will be proposed or something comparable.  All lights will be set back 
at least 15 feet from property lines to be outside of the area of light shed and to ensure 
there is no glare.   
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Lights are only proposed along pedestrian and vehicular corridors.  Spacing will be 
determined based on functional use.   

  



Planned Commercial & Office District (PCD) Development Plan (October 23, 2024) Page 27 
The Emerald Farm (Avasar), 4910 State Route 257 South, Delaware, Ohio 43015 

 
j) Special Conditions: The Township Zoning Commission and/or the Board of Township 

Trustees may impose special additional conditions relating to the development with 
regard to type and extent of public improvements to be installed; landscape, development, 
improvement, and maintenance of common open space; and any other pertinent 
development characteristics. 
 
The applicant commits to included responses to neighbor comments included in Exhibit 9 
(pg. 64), any verbal commitments not otherwise documented herein, but specifically 
stated in Concord Township meeting minutes. 
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6/12 GABLE ROOF, WOOD SIDING, 
STEEL ROOFING

Service Barn "III" GAMBREL ROOF, STEEL SIDING, 
STEEL ROOFING

Gated Entrance & Perimeter Fencing

Open Pasture with Perimeter Treelines

Existing Pond
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Existing lighting will be maintained and the following light fixtures will be added with at least a 15 foot setback from 
neighboring property lines, properly shielded and screened to ensure no light will penetrate or glare across property lines.

Low voltage walkway lights will be limited to two (2) feet in height and downcast at a consistent spacing along 
pedestrian corridors between the facility and parking lot.

Parking and driveway lights will be limited to seven (7) feet in height and downcast.  The following fixtures 
will be proposed or something comparable.  All lights will be set back at least 15 feet from property lines to 
be outside of the area of shed and to ensure there is no glare.  

These pole lights are only proposed at vehicular intersections, along vehicular corridors and to illuminate 
parking areas.  Spacing will be every 50 to 100 feet to provide for guiding light.  The projected photometric 
light shed is a 15 foot radius, based on the manufacture's specifications.
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WILLOW TREE x 18

RED MAPLE x 25
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1. ARBORVITAE x 22 PLANTS ON PCD LOT WEST OF EARTH 
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2. NIOBE GOLDEN WEEPING WILLOW x 18 PLANTS ON PCD 
LOT AROUND VEHICULAR USE AREA (2 1/2 INCH DIAMETER)

3. RED MAPLE x 25 PLANTS ON PCD LOT AROUND 
VEHICULAR USE AREA (2 1/2 INCH DIAMETER) 09
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EARTH MOUND

WILLOW TREE x 25

RED MAPLE x 25

ARBOR VITAE
(30 FEET ON CENTER x 22)
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1. ARBORVITAE x 22 PLANTS ON PCD LOT ON EARTH 
MOUND AND PARKING SCREEN (5 FOOT HEIGHT)

2. NIOBE GOLDEN WEEPING WILLOW x 18 PLANTS ON PCD 
LOT AROUND VEHICULAR USE AREA (2 1/2 INCH DIAMETER)

3. RED MAPLE x 25 PLANTS ON PCD LOT AROUND 
VEHICULAR USE AREA (2 1/2 INCH DIAMETER)
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Exhibit 1 - Legal Description for Proposed Rezoning 
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Exhibit 2 – Rezoning Boundary Exhibit 
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Exhibit 3 – Deed of Record 
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Exhibit 4 – Mailing Labels for Public Notice 
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Exhibit 5 – Common Access Driveway Maintenance Agreement 
 

DRAFT EASEMENT 
GRANT OF PRIMARY DRIVE EASEMENT, WITH RETAINED MAINTENANCE 
OBLIGATIONS AND GRANT OF SPRINGING SECONDARY EASEMENT 
 
 WHEREAS, Avasar LLC, an Ohio limited liability company (“Grantor”), is the record 
title owner of 41.839 acres comprised of two parcels, Parcel 1 of 18.346 acres, Delaware County 
Parcel Identification Number (“PIN”) 500-320-02-016-000, having a street address of State 
Route 257 S, Delaware, Ohio 43015, and Parcel 2 of 23.492 acres, PIN 500-320-02-017-000, 
having a street address of 4910 State Route 257 S, Delaware, Ohio 43015. Parcel 1 and Parcel 2 
(together the “Property”) were acquired by Grantor by the Fiduciary Deed recorded in Official 
Record 2050, Page 1916-1920, a copy of which is attached as Exhibit 1 hereto.  
 
RECITALS 
 
 A.  WHEREAS, at the time of this Grant, vehicular access to the Property is by a shared 
driveway along the north boundary line of Parcel 1 (the “Shared Driveway”).   
 
 B.  WHEREAS, the Shared Driveway provides the only vehicular access from State 
Route 257 for eight (8) other parcels of real property, all located to the north or the west of 
Grantor’s Parcel 1.  Those parcels, collectively the “Grantee Parcels,” are:   
 
“Parcel 3” Currently titled to Robin Harriman and Robert Harriman, who acquired title in 
Official Record 1393, Page 1339, which has a street address of 4890 State Route 257 S, 
Delaware, Ohio 43015, PIN 500-310-05-003-000, and the legal description of which is attached 
hereto as Exhibit 2 
 
“Parcel 4” Currently titled to Johnny A. Stoycheff, who acquired title in Deed Book 412, 
Page 707, which has a street address of 4902 State Route 257 S, Delaware, Ohio 43015, PIN 
500-310-05-004-000, and the legal description of which is attached hereto as Exhibit 3 
 
“Parcel 5” Currently titled to Nancy K. Krueger, Trustee, and her Successors in Trust under 
the Nancy K. Krueger Revocable Trust Dated August 10, 2010, who acquired title in Official 
Record 988, Page 1780, which has a street address of 4908 State Route 257 S, Delaware, Ohio 
43015, PIN 500-320-02-015-000, and the legal description of which is attached hereto as Exhibit 
4 
 
  
“Parcel 6” Currently titled to Brett S. Allen and Terri M. Allen, who acquired title in Deed 
Book 544, Page 840, which has a street address of State Route 257 S, Delaware, Ohio 43015, 
PIN 500-320-02-014-000, and the legal description of which is in the attached Exhibit 5 as 
Parcel B therein 
 
“Parcel 7” Currently titled to Brett S. Allen and Terri M. Allen, who acquired title in Official 
Record 1617, Page 123, which has a street address of 4920 State Route 257 S, Delaware, Ohio 
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43015, PIN 500-320-02-011-000, and the legal description of which is in the attached Exhibit 5 
as Parcel A therein. 
 
“Parcel 8” Currently titled to Johnny Stoycheff, who acquired title in Deed Book 374, Page 
304, which has a street address of 4912 State Route 257 S, Delaware, Ohio 43015, PIN 500-320-
02-013-000, and the legal description of which is attached hereto as Exhibit 6 
 
“Parcel 9” Currently titled to David J. Hawk and Melissa D. Hawk, who acquired title in 
Official Record 805, Page 1137, which has a street address of 4916 State Route 257 S, Delaware, 
Ohio 43015, PIN 500-320-02-012-000, and the legal description of which is attached hereto as 
Exhibit 7 
 
 C.  WHEREAS, Parcel 3, Parcel 4, Parcel 5, and Parcel 8 were each granted easements 
for the Shared Driveway which easement was described as an easement 12 feet in width 
adjoining the south side of said premises (each of Parcel 3, Parcel 4, Parcel 5, and Parcel 8), 
while Parcel 6 and Parcel 7 were granted the right to use the private driveway of said premises 
(each of Parcel 6 and Parcel 7) and Parcel 9 was granted the right to use the private roadway 
running south and east to the Delaware and London Highway (State Route 257).  None of the 
grants of easement to the Shared Driveway contained any provision with respect to the 
maintenance of the Shared Driveway. 
 
 D.  WHEREAS, a part of the Property has been rezoned and is being split into two new 
parcels, one of which is a parcel of 36.830 acres (“Parcel A”), a copy of the legal description of 
which is attached hereto marked “Parcel A.” Parcel A has been rezoned Planned Commercial & 
Office District (PCD) by the Board of Trustees of Concord Township, Delaware County, Ohio.  
The remainder of the Property, a parcel of 5.009 acres (“Parcel B”) on which the Shared 
Driveway is located, will remain zoned Farm Residential-1.  A copy of the legal description of 
Parcel B is attached hereto marked “Parcel B.”   
 
 E.  WHEREAS, in accordance with the Development Plan approved as part of the 
rezoning of Parcel A to PCD for a commercial use as a banquet facility and agri-tourism business 
to be known as Emerald Farm, Grantor will be obtaining a permit for an access drive to serve 
Parcel A direct to State Route 257 which Parcel A fronts on and the Shared Driveway will no 
longer be used as the primary access drive to Parcel A, but the Shared Driveway and the 
north/south drive from the shared Driveway to Parcel A along with the west boundary of Parcel 
B (the “Parcel B Driveway) shall be limited to use by Parcel A’s owners, occupants, business 
invitees, and guests only as a secondary emergency access. 
 
 F.  WHEREAS, the rezoning and Development Plan approval for Parcel A incorporates 
as a condition of said approval that the Shared Driveway and the Parcel B Driveway are 
approved as depicted and shown in Exhibit 5 of the Development Plan, designated Joe Clase 
Plan 4 Land Project Number 23-0050 dated 08/30/2024, conditioned upon the Shared Driveway 
and the Parcel B Driveway being (1) widened to a width of 16 feet but with 20 feet width at the 
90 degree turn from the Shared Driveway (which runs east-west) to the Parcel B 
Driveway(which runs north-south), (2) fire hydrants to be placed where indicated by the Concord 
Township Fire Department, (3) Grantor’s private engineer to certify to the Concord Township 
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Fire Department that the shared Driveway and Parcel B Driveway will support 80,000 pounds of 
vehicle weight, (4) tree limbs and all vegetation will be kept clear to the height of 14 feet for the 
width of the Shared Driveway and the Parcel B Driveway (16 feet except at the 90-dgree turn, 
where the cleared width is to be 20 feet), and (5) “no parking” signs as approved by the Concord 
Township Fire Department to be installed along the shared Driveway and the Parcel B Driveway 
at locations approved by the Concord Township Fire Department. 
 
 G.  WHEREAS, the Development Plan requires that Parcels 3, 4, 5, 6, 7, 8, and 9 be 
granted a secondary means of vehicular ingress and egress when the Shared Driveway cannot be 
used due to construction of improvements, maintenance, or other closure, there shall be granted 
an easement for the benefit of said Parcels to use the Parcel B Driveway and the drives and 
parking lot drive aisles to be constructed on Parcel A to provide access to State Route 257 
through Parcel A from the south terminus of the Parcel B Driveway to State Route 257 at the to-
be-constructed Parcel A driveway access to State Route 257 (the “Parcel A Drives”).  It is 
additionally required that Parcel B be provided such an easement over Parcel A from the south 
terminus of the Parcel B Driveway to State Route 257 via the Parcel A Drives.  At the time of 
severance of record title ownership of Parcel A from Parcel B, the deed by the record title owner 
of Parcel A to the new record title owner of Parcel B shall include a grant of an easement to the 
new record title owner of Parcel B as provided hereinabove. 
 
 NOW, THEREFORE, Grantor hereby grants and declares the following perpetual non-
exclusive easements. 
 
 1. The above Recitals are incorporated hereinbelow as if fully rewritten 
hereinbelow. 
 
 2. Grant of Easement: Shared Driveway.  Grantor hereby grants in perpetuity a non-
exclusive easement to each of Parcel 3, Parcel 4, Parcel 5, Parcel 6, Parcel 7, Parcel 8, and Parcel 
9 to use the Shared Driveway as a shared driveway serving said Parcels and Parcel B for regular 
vehicular ingress and egress over the Shared Driveway and further grants to Parcel 3, Parcel 4, 
and Parcel 5 the right to maintain or construct, within the 40’ easement area of the Shared 
Driveway, a driveway or driveways for ingress and egress from each of Parcel 3, Parcel 4, and 
Parcel 5 to the Shared Driveway, provided such driveway(s) do not drain storm water onto the 
Shared Driveway or otherwise cause damage to the Shared Driveway and do not interfere with 
above-ground or below-ground utilities.  As the existing grant of easement to each of Parcel 3, 
Parcel 4, Parcel 5, Pacel 6, Parcel 7, Parcel 8, and Parcel 9 is for an easement located within the 
larger Shared Driveway easement area granted hereinabove and do not conflict with the Shared 
Driveway easement granted hereinabove, said existing easements are not nullified hereby but 
rather are incorporated and subsumed into the Shared Driveway easement granted herein. 
 
 3. Grant of Easement: Parcel B Driveway.  Grantor hereby grants for the benefit of 
Parcel 3, Parcel 4, Parcel 5, Parcel 6, Parcel 7, Parcel 8, and Parcel 9 a perpetual non-exclusive 
secondary access easement across the Parcel B Driveway to use the Parcel B Driveway as a 
secondary means of vehicular ingress and egress when the Shared Driveway cannot be used due 
to construction of improvements, maintenance, or other closure. 
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 4. Grant of Easement: Parcel A.  Grantor hereby grants a perpetual, non-exclusive 
easement to Parcel 3, Parcel 4, Parcel 5, Parcel 6, Parcel 7, Parcel 8, and Parcel 9 to use the 
Parcel A Drives, in conjunction with the use of the Parcel B Driveway, to pass through Parcel A 
to its access point onto State Route 257 when the Shared Driveway cannot be used due to 
construction of improvements, maintenance, or other closure. 
 
 5. Limitation of Use.  In accordance with the Development Plan, the use of the 
Shared Driveway and the Parcel B Driveway shall be limited, as to use by the owners, occupants, 
business invitees, guests, and other vehicle traffic to Parcel A and any of the facilities thereon to 
secondary emergency access use and Grantor shall, at its cost and expense, install, with approval 
of the Concord Township Fire Department, and thereafter maintain appropriate signage and such 
gates or other barriers on Parcel A at the south terminus of the Parcel B Driveway to restrict use, 
to or from Parcel A, to State Route 257 via the Parcel B Driveway and the Shared Driveway to 
only such secondary emergency use.  This restriction in the use of the Shared Driveway and the 
Parcel B Driveway shall be perpetual and be a covenant running with the land from such time as 
Parcel A has direct access to and from State Route 257 at a location on its frontage on State 
Route 257 as approved by the Ohio Department of Transportation on its frontage on State Route 
257. 
 
 6. Improvements to Shared Driveway and Parcel B Driveway.  In accordance with 
the conditions in the Board of Trustees of Concord Township, Ohio’s approval of the 
Development Plan for rezoning and developing Parcel A, to be known as Emerald Farm, as PCD, 
Grantor shall improve, at its sole cost and expense, the Shared Driveway and Parcel B Driveway 
as set forth in Recital F hereinabove.  The use of Parcel A as a banquet facility and agri-tourism 
business shall not commence prior to the concord Township Fire Department’s approval of the 
improvements to the Shared Driveway and the Parcel B Driveway.  The requirements of this 
section 6 shall be enforceable by the Concord Township Fire Department, the Concord Township 
Zoning Officer, and any of the owners of Parcel 3, Parcel 4, Parcel 5, Parcel 6, Parcel 7, Parcel 8, 
Parcel 9, or Parcel B, who shall be entitled to recover in any legal or equitable action their 
reasonable attorney fees if they prevail in enforcing the requirement of this section 5. 
 
MAINTENANCE AGREEMENT 
 
 7. Maintenance of Shared Driveway and Parcel B Driveway.  Grantor and its 
successors or assigns in title to Parcel A shall, at its sole cost and expense, repair and maintain as 
needed the Shared Driveway and the Parcel B Driveway in good repair, substantially equal to the 
condition as at the time of the Concord Township Fire Department’s approval of the 
improvements required of Grantor by section 6 hereof, and consistent with Concord Township 
Fire Department’s letter by Fire Inspector Jack Guyton of September 9, 2024, a copy of which is 
attached hereto.  The requirements of this Maintenance Agreement may be enforced by the 
Concord Township Fire Department, the Concord Township Zoning Officer, and any of the 
owners of Parcel 3, Parcel 4, Parcel 5, Parcel 6, Parcel 7, Parcel 8, Parcel 9, or Parcel B, who 
shall be entitled to recover in any legal or equitable action their reasonable attorney fees if they 
prevail in enforcing the requirement of this section 7. 
 
[SIGNATURES ON FOLLOWING PAGE] 
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 IN WITNESS WHEREOF, Grantor has executed this Easement Grant of Primary Drive 
Easement, with Retained Maintenance Obligations, and Grant of Springing Secondary Easement, 
this ____ day of _______________________, 2024. 
 
      AVASAR LLC, an Ohio limited liability company 
 
 
      By       
       Chanakya Gandhi, Member 
 
      By       
      Arindam Guha, Member 
 
 
STATE OF OHIO, 
COUNTY OF DELAWARE   ss: 
 
 Before me, a Notary Public, in and for said County and State, personally appeared the 
above named Chanakya Gandhi, a Member of Grantor Avasar LLC, who acknowledged that he 
did sign the foregoing instrument and that the same is his and its free act and deed. 
 
 IN TESTIMONY WHEREOF, I have hereunto set my hand and official seal this 
_______ day of _______________, 2024. 
 
             
      Notary Public 
 
STATE OF OHIO, 
COUNTY OF DELAWARE   ss: 
 
 Before me, a Notary Public, in and for said County and State, personally appeared the 
above named Arindum Guha, a Member of Grantor Avasar LLC, who acknowledged that he did 
sign the foregoing instrument and that the same is his and its free act and deed. 
 
 IN TESTIMONY WHEREOF, I have hereunto set my hand and official seal this 
_______ day of _______________, 2024. 
 
             
      Notary Public 
 
This instrument prepared by:  Manos, Martin & Pergram Co., LPA, 50 North Sandusky Street,  
Delaware, OH 43015-1926; 740-363-1313 
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Exhibit 6 – Letter of Septic Feasibility and Soil Evaluations 
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Exhibit 7 – Del-Co Water Capacity & Pressure Study 
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Exhibit 8 – Concord Township Fire Department Review & Standards 
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FIRE DEPARTMENT APPROVAL
The Concord Township Fire Department has reviewed the common access driveway for suitability for use as an emergency
access driveway and preliminarily approves this exhibit highlighting planned improvements, including widening the
driveway to a sixteen (16) foot wide surface width that is to be certified by the owner's private engineer to support a 80,000
lbs. vehicle weight.  Driveway width will widen at the southern turn to 20 foot width and be maintained with a surface width
of at least 20 feet wide through the proposed development, in compliance with the zoning development plan.  The surface is
planned to be Chip-n-Seal or an alternative surface treatment that is suitable to the Concord Township Fire Department.
The developmer shall also agree to installing four (4) fire hydrants, with one at each entrance, one along the 20 foot drive
width on this plan and one next to the proposed banquet facility.  All improvements, including driveways, will be maintained
by Emerald Farms owners, as specified in the development plan and common access driveway maintenance agreement.  The
surface of the drive shall be plowed by the owner of Emerald Farm to be fully accessiblle in winter months, trees and
vegetation will be kept clear to a width equal to all driveways (16 foot minimum) and to a height of at least forteen (14) feet
to limit obstructions.
This review is to signify preliminary approval and is subject to subsequent review prior to approval of the proposed change
of use in Emerald Farm Planned Commercial Development Plan.
________________________________________
FIRE INSPECTOR OR CHIEF
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Exhibit 9 – Letter of Response to Neighbor Comments 
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Exhibit 10 - Existing Conditions of Property 
Avasar LLC purchased the subject +/- 41.84 acre property on August 31, 2023.  The site is 
located at 4910 State Route 257 South, Delaware, Ohio 43015, composed of parcel numbers 
500-320-02-016-000 and 500-320-02-017-000, Concord Township, Delaware County, Ohio. The 
property is partially wooded and contains a 4,167 square foot single-family residence that was 
built in 1973, as pictured here. 

 
 
The site is currently accessed by a common access driveway along the northern edge of the 
property, as pictured here. 
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The driveway entrance for this property on the common access driveway is gated. The property 
has contained active commercial horse stables for the past few decades in a large 15,000 square 
foot pole barn, pictured below and on the cover of this application. 

 
 
The majority of this large building area, over 80% is comprised of a large riding arena for the 
horses that are stabled on site, pictured here. 
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There are various other agricultural structures onsite surrounded by pastures, including a red barn 
that is in good shape and suitable for continued agricultural use and attractive for agritourism, as 
pictured here. 

 
 
At least 15 acres of the site is heavily wooded, as pictured here, an was used bridal trails, which 
are also attractive for agri-tourism. 
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There are a few additional existing structures that are not as attractive and are to be removed 
with the proposed rezoning and agritourism activities. 
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Exhibit 11 – Traffic Study and ODOT Review Comments 
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June 19, 2024 
 
RE: Results of the Emerald Farms Traffic Study (4910 State Route 257) 
Traffic Access Study (TAS) 
 
To whom it may concern, 
 
We have completed a traffic access study for the proposed Emerald Farms (formerly Stallion 
Ranch) development site. The proposed development is along SR-257, north of US-42 in 
Concorde Township, Delaware County, OH. The methods and results of this analysis are 
summarized below. 

Background 
Figure 1 shows the location of the proposed site in Delaware, OH. 

Figure 1—Location of the Proposed Site (Yellow Shading) 

 

The site currently contains a 4,167 SF single-family home and various agricultural buildings 
including horse stables. The site is proposed to be redeveloped as an agritourism destination 
and a wedding/event venue with a maximum capacity of 300 people.  

Proposed Site 
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Agritourism is defined as an agriculturally related educational, entertainment, historical, 
cultural, or recreational activity, including you-pick operations or farm markets, conducted 
on a farm that allows or invites members of the general public to observe, participate in, or 
enjoy that activity. The event venue portion of the site is expected to host mainly weddings, 
family get togethers, or other such private events.  

The site is proposed to have one full access on SR-257. The site concept plan can be found in 
Attachment A.  

The purpose of this traffic study is to analyze the proposed site access point and determine 
if roadway improvements are required as a result of the site redevelopment. 

Projected Traffic 
In order to conduct analysis, Opening Year (2025) and Horizon Year (2035) traffic volumes 
were developed.  
 
The proposed site will provide agritourism activities throughout the week and is expected 
to host events mainly on Fridays and Saturdays. Since the agritourism portion of the site is 
expected to only generate about 10 vehicular trips a day, volumes were developed focusing 
on the event venue portion of the site, which is expected to be the driving force of any 
roadway improvements that may be required as a result of this proposed site. The peak hour 
of vehicles entering the event center was assumed to be the same as the PM peak hour of SR-
257 which is 4:15-5:15 PM (Entry peak), and the peak hour of vehicles exiting the event 
center is expected to be 7:00-8:00 PM (Exit peak). For events that hold receptions, the Exit 
peak hour would experience even less exiting trips, as vehicles would filter out throughout 
the remainder of the night. To be conservative, volumes were developed assuming all 
entering trips and all exiting trips would occur within their respective peak hour. 
 
Entry and Exit peak hour segment count data from a Thursday in 2021 was obtained from 
the ODOT Transportation Data Management System. This data was grown to 2023 using a 
2.7% linear annual growth rate obtained from the Mid-Ohio Regional Planning Commission 
(MORPC).  
 
Segment data was also obtained from StreetLight for an average Friday and Saturday in 
2023. StreetLight produces origin-destination (OD) data by utilizing Connected Vehicle 
Data (CVD) from vehicles with location technology, along with other sources. The OD data 
can show the relative amount of traffic that starts, or enters, a user-defined zone (the 
origin) and exits, or stops, at a separate zone (the destination). Using these OD zones, 
coupled with permanent count station data, volumes can be estimated for all roadways.  
 
The 2021 Thursday segment count data grown to 2023 was compared to the 2023 Friday 
and 2023 Saturday segment data obtained from StreetLight. Since the 2023 Thursday count 
data was higher in both the Entry and Exit peak, the 2023 Thursday count was carried 
forward in volume development. Count data and growth rate data can be found in 
Attachment B. 
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The 2023 Thursday counts volumes were adjusted using Peak Hour to Design Hour factors 
obtained from ODOT resources. 
 
The adjusted count volumes were then projected to the Opening (2025) and Horizon (2035) 
years of this study based on the previously mentioned 2.7% linear annual growth rate to 
produce Background, or No Build, volumes for the Opening and Horizon Years.  
 
The Institute of Transportation Engineers (ITE) Trip Generation Manual, 11th Edition, does 
not include a Land Use Code (LUC) for event centers or wedding venues. Thus, an alternative 
method of estimating trips was required. A trip generation method for event centers was 
provided by ODOT. In previous studies, ODOT has accepted an average trip generation rate 
of 0.40 vehicle trips per person. The developer has indicated that the event center will have 
a maximum capacity of 300 people. In order to produce conservative results, the analysis 
herein assumes a wedding without a reception and a maximum capacity wedding. 

Table 1- Trip Generation Summary 

Land Use Size Entry Peak Exit Peak 
Entry Exit Entry Exit 

Wedding/Event Venue 300-person max capacity 120 0 0 120 

Site traffic was distributed to/from the site based on the count data, knowledge of the 
surrounding area, and engineering judgment. Site traffic was added to the No Build traffic to 
produce Build traffic for the Opening and Horizon Years. The full volume calculations can be 
found in Attachment C. 

Analysis 
A turn lane warrant analysis was conducted at the site access point using methodologies 
located in the ODOT Location & Design (L&D) Manual. If a turn lane was warranted in any 
scenario, the required length was calculated using ODOT criteria. 
 
An intersection sight distance analysis was conducted at the site access point using 
methodologies located in the ODOT L&D Manual, to determine if any obstructions would 
block the sight lines of vehicles exiting the proposed site. 
 

Results & Conclusions 
The turn lane warrant analysis shows that a 245’ northbound left turn lane is warranted at 
the site access point. The full turn lane warrant analysis can be found in Attachment D.  

The sight distance analysis shows that the sight lines for vehicles exiting the site are not 
expected to be obstructed. The sight distance exhibit can be found in Attachment E. 

Based on the results of this traffic study herein, it is recommended that a 245’ northbound 
left turn lane be installed at the proposed site access point. No other improvements are 
required nor recommended for the proposed development.  
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If I can help in any way, do not hesitate to contact me at gbalsamo@cmtran.com or 
614.656.2429 anytime.  

 
Sincerely, 
 
 
 
 
 
 
 
 
 
Gina Balsamo, PE, PTOE 
Project Manager 
Carpenter Marty Transportation 

mailto:gbalsamo@cmtran.com
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Count Data and Growth Rate Data
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Leiana Yates

From: Hwashik Jang <hjang@morpc.org>
Sent: Wednesday, May 22, 2024 3:08 PM
To: Leiana Yates
Cc: Raj Roy; Nick Gill; Drew Laurent
Subject: RE: Growth Rate Request - Stallion Ranch Traffic Study

Leiana, 
 
We have completed processing growth rates for your traffic study. 
 
Please use linear annual growth rates below. 
 
Segment of SR-257 north of US-42 in Concord Township: 2.7% 
 
Note: The above rate was derived based on planning level analysis by using MORPC’s regional travel demand model. 
 
If you have any questions, please let me know. 
 
Thanks, 
 
 
HWASHIK JANG  
Senior Planner | Mid-Ohio Regional Planning Commission 
T: 614.233.4145 | hjang@morpc.org  
111 Liberty Street, Suite 100 | Columbus, OH 43215  

 
 
 

From: Leiana Yates <lyates@cmtran.com>  
Sent: Monday, May 6, 2024 11:42 AM 
To: Hwashik Jang <hjang@morpc.org> 
Cc: Raj Roy <rroy@morpc.org>; Nick Gill <NGILL@morpc.org>; Drew Laurent <dlaurent@cmtran.com> 
Subject: Growth Rate Request - Stallion Ranch Traffic Study 
 

 
Good morning, 
 
We would like to request growth rates for a segment of SR-257 north of US-42 and south of Front Street in Concord 
Township, Delaware County, OH. 

 

 Some people who received this message don't often get email from lyates@cmtran.com. Learn why this is important  

 Caution: This email originated from outside the organization. Do not click links or open attachments unless you 
recognize the sender and know the content is safe. When in doubt, contact the IT team  
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We are conducting a traffic study for a development on the west side of SR-257 along the noted segment.  The site is 
proposed to be an agritourism destination and a wedding/event venue with a maximum capacity of 200 people. The 
opening year will be 2025 with a 10 year horizon. The study will be reviewed by ODOT District 6. Please see the attached 
counts and preliminary site plan for your use.  
 
Please note that the count data does not include truck counts. 
 
 
Thank you, 

Leiana Yates 
Project Engineer 

 
614-656-2508 | www.cmtran.com 
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Emerald Farms Traffic  Study
Traffic Volume Calculations
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Emerald Farms Traffic  Study
Traffic Volume Calculations
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*The Entry peak hour utilizes the PM peak hour of SR-257 (4:15-5:15 PM)
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Year Period Scenario Plate

2023 Entry* Count

2021 Thursday segment data along SR-257 was obtained from ODOT 
Transportation Data Management System

2023 Friday segment data along SR-257 was obtained from StreetLight

SR-257                             
(2023 Saturday)

SR-257                             
(2023 Thursday)

2023 Saturday segment data along SR-257 was obtained from StreetLight

Since the 2023 Thursday segment data shows the highest combined volumes along SR-257 during the Entry Peak (4:15-5:15 PM), that data 
was utilized to develop OY and HY volumes for this project.
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The 2021 segment data was grown to 2023 segment data using 
growth rates obtained from ODOT Traffic Forcasting Management 
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SR-257                             
(2023 Friday)

Site Access

Site Access
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Emerald Farms Traffic  Study
Traffic Volume Calculations
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Emerald Farms Traffic  Study
Traffic Volume Calculations
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*The Exit peak hour of the proposed development is expected to be from 7-8 PM
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Transportation Data Management System

The 2021 segment data was grown to 2023 segment data using 
growth rates obtained from ODOT Traffic Forcasting Management 

System.Site Access

Since the 2023 Thursday segment data shows the highest volumes along SR-257 during the Exit Peak (7-8 
PM), that data was utilized to develop OY and HY volumes for this project.
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Emerald Farms Traffic  Study
Traffic Volume Calculations
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Emerald Farms Traffic Study
Turn Lane Analysis

SR-257 and Site Access 
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Emerald Farms Traffic Study
Turn Lane Analysis

SR-257 and Site Access 
Northbound Left
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Emerald Farms Traffic Study
Turn Lane Analysis

SR-257 and Site Access 
Southbound Right
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Emerald Farms Traffic Study
Turn Lane Analysis

SR-257 and Site Access 
Southbound Right
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